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from Ontario Road and U.S. 101 shall be minimized to maximum extent possible and blended with 
adequate and appropriate landscaping. For these visible slopes, the Applicant shall: 

a. Delineate the vertical height of all cut and fill slopes on the project construction drawings; 

b. Recontour the edge of the cut slopes and fills so they are rounded off to a minimum radius of five 
feet; 

c. Stockpile sufficient topsoil to be reapplied or re-keyed over these areas to provide at least 8" of 
stabilized topsoil for the reestablishment of vegetation; 

d. As soon as the grading work has been completed, reestablished cut and fill slopes with non­
invasive, fast-growing vegetation; 

e. Any exposed roots for adjacent screening shrubs or trees, shall be cleanly cut just below the new 
surface grade. 

Prior to issuance of construction permits and/or approval of subdivision improvement plans, the 
Applicant shall incorporate all these elements on all applicable construction/ improvement drawings 
for County review and approval. 

VS-5 Exterior Light Plan. The Applicant shall prepare an Exterior Lighting Plan to reduce nighttime lighting 
visual impacts. The Plan shall define the height, location, and intensity of all exterior lighting. All 
lighting fixtures shall be positioned "down and into" the development and shielded so that neither the 
lamp nor the related reflector interior surface is visible from surrounding properties, Ontario Road 
and U.S.101. All lighting poles, fixtures, and hoods shall be dark colored. The Lighting Plan shall focus 
on keeping the lumen/light intensity level to the lowest possible while still meeting minimum safety 
and security requirements. Up lighting of any types is not allowed in the development. 

When nighttime lighting is required for construction, temporary lighting shall be hooded to the extent 
consistent with safety. Lighting fixtures shall be directed away from the highway to avoid glare and, 
when near a neighboring property, shall be pointed away. 

Prior to issuance of construction permits and/or approval of subdivision improvement plans, the 
Applicant shall prepare and submit the Exterior Lighting Plan for County review and approval. Once 
approved, the exterior lighting elements shall be shown on all applicable construction/ improvement 
drawings and installed as approved. 

Monitoring: Required prior to issuance, approval of improvement plans and/or 
construction permits and before recordation of final map. Compliance will be verified by 
the County Department of Planning and Building. 

AIROUALITY 

AQ-1 Dust Control Measures: Projects with grading areas greater than 4 acres, shall implement the 
following to manage fugitive dust emissions such that no exceed APCD's 20% opacity limit (APCD Rule 
401) or prompt nuisance violations (APCD Rule 402): 
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b. Use water trucks or sprinkler systems in sufficient quantities to prevent airborne dust from leaving 
the site or exceeding APCD's limit of 20% opacity for greater than 3 minutes in any 60-miute 
period. Increased watering frequency would be required whenever wind speeds exceed 15 mph. 
Reclaimed (non-potable) water should be used whenever possible. When water use is a concern 
due to drought conditions, the contractor shall consider the use of an APCD-approved dust 
suppressant where feasible to reduce water amount used for dust control; 

c. All dirt stock-pile areas shall be sprayed daily and covered with tarps/ dust barriers as needed; 

d. Permanent dust control measures identified in the approved project revegetation and landscape 
plans should be implemented as soon as possible, following completion of any soil disturbing 
activities; 

e. Exposed ground areas that are planned to be reworked at dates greater than one month after 
initial grading should be sown with a fast germinating, non-invasive grass seed and watered until 
vegetation is established; 

f. All disturbed soil areas not subject to revegetation should be stabilized using approved chemical 
soil binders, jute netting, or other methods approved in advance by the APCD; 

g. All roadways, driveways, sidewalks, etc. to be paved shall be completed as soon as possible, and 
building pads shall be laid as soon as possible after grading unless seeding or soil binders are 
used; 

h. Vehicle speed for all construction vehicles shall not exceed 15 mph on any unpaved surface at the 
construction site; 

i. All trucks hauling dirt, sand, soils or other loose materials are to be covered or maintain at least 
two feet offreeboard in accordance with eve Section 23114; 

j. Designate access points and require all employees, subcontractors and other to use them. Install 
and operate a track-out prevention device where vehicles enter and exit unpaved roads into paved 
streets. Rumble strips or steel plate devices need periodic cleaning to be effective. If paved 
roadways accumulate tracked out soils, the track-out prevention device may need to be modified. 

k. Sweep streets at the end of each day if visible soils material is carried onto adjacent paved roads. 
Water sweepers shall be used with reclaimed water where feasible. Roads shall be pre-wetted 
prior to sweeping when feasible; 

I. All these fugitive dust mitigation measures shall be shown on grading and building plans; and 

m. The contractor or builder shall designate a person or persons to monitor the fugitive dust 
emissions and enhance the implementation of the measures as necessary to minimize dust 
complaints, reduce visible emissions below 20% opacity, and to prevent transport of dust offsite. 
Their duties shall include holidays and weekend periods when work may not be in progress. 

AQ-2 Construction Phase Idling Limitations. Projects with diesel powered construction activity near any 
sensitive receptor shall implement the following measures to reduce toxic risk from diesel emissions: 

a. Idling Restrictions for On-road Vehicles 
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Section 2485 of Title 13, the California Code of Regulations limits diesel-fueled commercial motor 
vehicles that operate in the State of California with gross vehicular weight ratings of greater than 
10,000 pounds and licensed for operation on highways. It applies to California and non-California 
based vehicles. In general, the regulation specifies that drivers of said vehicles: 

i. Shall not idle the vehicle's primary diesel engine for greater than 5 minutes at any location, 
except as noted in Subsection (d) of the regulation; and, 

ii. Shall not operate a diesel-fueled auxiliary power system (APS) to power a heater, air 
conditioner, or any ancillary equipment on that vehicle during sleeping or resting in a sleeper 
berth for greater than 5.0 minutes at any location when within 100 feet of a restricted area, 
except as noted in Subsection (d) of the regulation. 

b. Idling Restrictions for O(f-Road Diesel Equipment 

i. Off-road diesel equipment shall comply with the 5-minute idling restriction identified in 
Section 2449(d)(2) of the CARD In-Use Off-Road Diesel regulation. 

ii. Signs must be posted in the designated queuing areas and job sites to remind drivers of the 
5-minute idling limit. 

c. Idling Restrictions Near Sensitive Receptors 

i. Diesel idling within 1,000 feet of sensitive receptors is not permitted; 

ii. Staging and queuing areas shall not be located within 1,000 feet of sensitive receptors; 

iii. Use of alternative fueled equipment is recommended; 

iv. Signs that specify no idling areas must be posted and enforced at the site. 

AQ-3 Development burning of vegetative materials within San Luis Obispo County is prohibited. 

AQ-4 Applicable Permit and Notification Requirements. 

a. Hydrocarbon Contaminated Soil. Should hydrocarbon contaminated soil be encountered during 
construction activities, APCD must be notified as soon as possible and no later than 48 hours after 
affected materials is discovered to determine if APCD Permit will be required. Additional 
protective measures shall be implemented and adhered to, as applicable 

b. Demolition/ Asbestos. Compliance with various regulatory jurisdictions including stipulated in the 
National Emissions Standard for Hazardous Air Pollutants (40CFR61, Subpart M- asbestos 
HESHAP) will be required if construction activities include demolition and disturbances of asbestos 
contained materials. 

c. Construction Permit. All applicable State registration and/or APCD permit(s) shall be obtained for 
construction equipment (S0HP or greater) and operations that may have permitting 
requirements. 
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Monitoring: Required at the time of construction permit application and during any 
ground disturbing activities. Compliance will be verified by Air Pollution Control District, in 
consultation with the County Department of Planning and Building. 

BIOLOGICAL RESOURCES 

BR-1 Special Status Plant Species & Needlegrass Community 

a. Preconstruction Survey. Prior to any ground disturbance (including staging and mobilization), a 
County-qualified plant botanist/biologist shall conduct surveys for special status plant species and 
needlegrass in all area subject to ground-disturbing activity, including and not limited to, staging or 
work mobilization, grading, site improvements for access roads, utility lines, drainage and basin 
installations, etc). The surveys shall be conducted during the appropriate blooming period(s) 
according to protocols established by the USFWS, CDFW, and California Native Plant Society (CNPS). 
All listed plant species found shall be marked and avoided. Any populations of special-status plants 
found during surveys will be fully described, mapped, and a CNPS Field Survey Form or written 
equivalent shall be prepared. Reference sites must be visited to document target species are 
detectable. Valid botanical surveys will be considered current for up to five years; if construction has 
not commenced within five years of the most recent survey, botanical surveys must be repeated. 

b. Special Status Plant Species Avoidance. Needlegrass grassland community and any special status 
plant species discovered within the Study Area, an approved biologist will flag and fence these 
locations as off limits before construction activities start, to avoid impacts if feasible. Avoidance area 
should include appropriate buffer zones. 

BR-2 Special Status Wildlife Species 

a. Best Management Practices. The following Best Management Practices (BMPs) shall be implemented 
for project construction activities within the work area. 

i. No pets or firearms shall be allowed at the project site during construction activities. 

ii. During project activities, all trash that may attract predators shall be properly contained, removed 
from the work site and disposed of regularly. Following construction, all trash and construction 
debris shall be removed from work areas. 

iii. Pallets or secondary containment areas for chemicals, drums, or bagged materials shall be 
provided. Should material spills occur, materials and/or contaminants shall be cleaned from the 
project site. 

iv. All vehicles and equipment shall be in good working condition and free of leaks. 

v. Construction work shall be restricted to daylight hours (7:00 AM to 7:00 PM) to avoid impacts to 
nocturnal and crepuscular (dawn and dusk activity period) species. 

vi. All open trenches shall be constructed with appropriate exit ramps to allow species that 
accidentally fall into a trench to escape. Trenches will remain open for the shortest period 
necessary to complete required work. 

vii. No water will be impounded in a manner to attract sensitive species. 

976 OSOS STREET, ROOM 300 I SAN LUIS OBISPO, CA 93408 1(805) 781-5600 I TIY/TRS 7-1-1 
planning@co.slo.ca.us I www.sloplanning.org 

PAGE78OF90 



SUB2018-00026 Cerros Avila Tract Map TR 3117 

Initial Study- Environmental Checklist 

PLN-2039 
04/2019 

viii. Erosion control and landscaping specifications shall allow only natural-fiber, biodegradable 
meshes and coir rolls, (i.e. no plastic-mesh temporary erosion control measures) to prevent 
impacts to the environment and to fish and terrestrial wildlife. 

ix. During construction, the project will make all reasonable efforts to limit the use of imported soils 
for fill. Soils currently existing on-site should be used for fill material. If the use of imported fill 
material is necessary, the imported material must be obtained from a source that is known to be 
free of invasive plant species. 

x. Equipment and vehicles must be free of caked on mud and weed seeds/propagules before 
accessing and leaving the project site 

b. Blalnville's Horned Lizard and California Legless Lizard. The following actions are undertaken to avoid 
and minimize potential impacts to Blainville's horned lizard and California legless lizard. 

i. A minimum of two weeks prior to initiation of ground disturbing activities and vegetation removal, a 
qualified biologist shall conduct a pre-construction clearance survey. Any individuals captured by 
these efforts shall be relocated to designated open space areas onsite or at County-approved off­
site locations. Captured animals shall be placed into containers with sand or moist paper towels 
and released in the designated areas within three hours. 

c. American Badger. Prior to ground disturbance (including staging and mobilization), a qualified 
biologist shall complete a survey for badger dens. In order to avoid the potential direct take of adults 
and nursing young, no ground disturbance shall occur within 50 feet of an active badger den as 
determined by a qualified biologist between March 1 and June 30. Construction activities between 
July 1 and March 1 shall comply with the following measures to avoid direct take of adult and weaned 
juvenile badgers: 

i. Conduct a biological survey of the anticipated disturbance areas between 2 weeks and 4 weeks 
prior to construction. The survey should cover the entire area proposed for disturbance. Surveys 
should focus on both old and new den sites. If dens are too long to see the end, a fiber optic scope 
(or other method approved by the qualified biologist) can be used to assess the presence of 
badgers. Alternatively, motion-activated wildlife cameras shall be used to determine occupancy 
status. If the camera method is used, cameras must be used for four consecutive nights to make 
a determination on den activity and occupancy status. 

ii. Inactive dens shall be excavated by hand with a shovel to prevent badgers from reusing them 
during construction. 

iii. Badgers shall be discouraged from using currently active dens prior to the grading of the site by 
partially blocking the entrance of the den with sticks, debris and soil for 3 to 5 days or through use 
of a 1-way door. After badgers have stopped using active dens within the development area, the 
dens shall be hand excavated with a shovel to prevent re-use. 

d. Burrowing Owl. The following actions are undertaken to avoid and minimize potential impacts to 
burrowing owl: 

i. Within two weeks prior to start of construction, a pre-construction clearance survey for burrowing 
owls should be conducted by a qualified biologist. The survey should include the entire area of 
disturbance including the access road plus at least a 500-foot buffer where feasible. If burrowing 
owls are detected, the following additional measures are recommended. 
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a) A no-disturbance buffer should be established around occupied burrows under the 
guidance of a qualified biologist. The buffer size should range from 150 feet to 650 feet 
depending on the time of year and level of construction activity (refer to CDFW 2012). The 
qualified biologist should monitor the occupied burrow to ensure the no-disturbance buffer 
is maintained and observed, and to determine when the burrow is no longer occupied and 
the no-disturbance buffer can be removed. 

b) In the event that burrowing owls are present and resulting in delays to construction, 
burrowing owls can be evicted from burrows after development of an exclusion plan 
approved by the County, in consultation with CDFW. 

e. Nesting Birds. The following actions are undertaken to avoid and minimize potential impacts to 
nesting birds: 

i. For construction activities occurring during the nesting season (generally February 1 to September 
15), surveys for nesting birds covered by the California Fish and Game Code and the Migratory 
Bird Treaty Act shall be conducted by a qualified biologist no more than 14 days prior to vegetation 
removal. The surveys shall include the disturbance area plus a 500-foot buffer around the site. If 
active nests are located, all construction work shall be conducted outside a buffer zone from the 
nest to be determined by the qualified biologist. The buffer shall be a minimum of 50 feet for non­
raptor bird species and at least 300 feet for raptor species. Larger buffers may be required 
depending upon the status of the nest and the construction activities occurring in the vicinity of 
the nest. The buffer area(s) shall be closed to all construction personnel and equipment until the 
adults and young are no longer reliant on the nest site. A qualified biologist shall confirm that 
breeding/nesting is completed, and young have fledged the nest pri9r to removal of the buffer. If 
buffer zones are determined to be infeasible, a full-time qualified biological monitor must be 
onsite to monitoring construction within the buffer zones to ensure active nests and nesting birds 
are not impacted. 

ii. If feasible, removal of vegetation within suitable nesting bird habitats will be scheduled to occur 
in the fall and winter (between September 1 and February 14), after fledging and before the 
initiation of the nesting season. 

iii. If a suspected American bald eagle nest is discovered during the pre-construction survey, then the 
applicant shall consult with the County, USFWS, and CDFW regarding appropriate nest buffers and 
nest monitoring. If a nest is discovered with construction underway, a no-activity buffer a 
minimum of 660 feet from the nest must be implemented, or as otherwise directed by CDFW and 
USFWS, until appropriate authorizations are obtained. Any subsequent buffer adjustments shall 
be made in consultation with the County, CDFW and USFWS and shall rely on monitoring 
observations and activity at the site. 

Prior to issuance of construction permits and/or approval of subdivision improvement plan, the 
applicant shall show the above measures on all applicable construction drawings and submit to the 
County for review and approval, which may include consultation with the California Department of 
Fish and Wildlife (CDFW). 

Prior to commencement of any site disturbance, the Applicant shall retain a qualified biologist to 
perform the necessary pre-construction surveys to determine presence/absence of sensitive species. 
Wildlife surveys shall be done no more than 30 days prior to the start of work. If surveys show an 
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absence of sensitive species, work may proceed without additional measures being required. If 
sensitive species are found, mitigation shall be proposed to avoid and/or minimize impacts. Any 
buffers required shall be established before any work begins. Once established, the applicant will 
notify the County to verify. The applicant shall keep all staking/ fencing in good working order as long 
as the sensitive species is present. 

Prior to final inspection and/or occupancy of individual lot construction permits, the approved field 
biologist shall prepare a final report for the County on the effectiveness of the measures used and the 
level of protection and minimization of impacts to the sensitive species identified on-site. 

Monitoring: Required prior to permit issuance, ground disturbance, approval of 
improvement plans and_ final inspection of construction permits. Compliance will be 
verified by the County Department of Planning and Building and mitigation monitors. 

BR-3 Habitat Restoration & Revegetation Plan (HRRP) 

a. Preparation of Habitat Restoration & Revegetation Plan (if needed pursuant to results of the 
pre-construction surveys). If full avoidance is not feasible, all impacts to special status plant will be 
mitigated at a minimum ratio of 2:1 (number of acres/individuals restored to number of 
acres/individuals impacted) for each species as a component of habitat restoration. Needlegrass 
grassland habitat including temporarily impacted by construction shall be mitigated at 1 :1 ratio in the 
HRRP revegetation palette to functionally replace and prevent no-net loss of habitat. 

All replanting shall be on site, to maximum extent feasible. Onsite mitigation for Pismo clarkia will 
include the collection of seed from the site where it was lost as a result of project related activities 
and the future establishment of Pismo clarkia at a mitigation site within the range of Pismo Clarkia 
and containing suitable habitat using the salvaged seed. The restoration plan shall also include, at a 
minimum, the following components: 

i. Description of the project/impact site (i.e., location, responsible parties, areas to be impacted 
by habitat type); 

ii. Goal(s) of the compensatory mitigation project [type(s) and area(s) of habitat to be 
established, restored, enhanced, and/or preserved and/or numbers and extent of special 
status species to be established; specific functions and values of habitat type(s) to be 
established, restored, enhanced, and/or preserved]; 

iii. Description of the proposed compensatory mitigation site (location and size, ownership 
status, existing functions and values); 

iv. Implementation plan for the compensatory mitigation site (rationale for expecting 
implementation success, responsible parties, schedule, site preparation, planting plan 
[including species to be used, container sizes, seeding rates, etc.]); 

v. Maintenance activities during the monitoring period, including weed removal and irrigation as 
appropriate (activities, responsible parties, schedule); 

vi. Monitoring plan for the compensatory mitigation site, including no less than quarterly 
monitoring for the first year, along with performance standards, target functions and values, 
target acreages to be established, restored, enhanced, and/or preserved, and annual 
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monitoring reports for a minimum of five years at which time the project proponent shall 
demonstrate that performance standards/success criteria have been met; 

vii. Success criteria based on the goals and measurable objectives; said criteria to be, at a 
minimum, at least 80% survival of container plants, if used, and achievement of comparable 
or improved species composition by vegetation type based on a metric of meeting or 
exceeding vegetation cover and composition that is comparable or higher quality than the 
impacted vegetation. This shall be demonstrated by achieving at least 80% relative cover of 
non-invasive species with similar native species composition compared with the impacted site. 

viii. Relative cover will be determined in comparison to a reference plot for native species or a 
quantitative baseline survey of the impacted site. The plan must achieve establishment of 
target numbers and extent of special status species based on required replacement ratios, at 
the end of five years of monitoring. 

ix. An adaptive management program and remedial measures to address any shortcomings in 
meeting success criteria; 

x. Notification of completion of compensatory mitigation and agency confirmation; and 

xi. Contingency measures (initiating procedures, alternative locations for contingency 
compensatory mitigation, funding mechanism). 

Prior to issuance of construction permits and/or approval of subdivision improvement plans, the 
Applicant shall submit to the County for review and approval, a Habitat Restoration and Revegetation 
Plan (HRRP) that incorporates the above elements. All applicable field measures cited in the approved 
HRRP shall be shown on construction drawings and reviewed for completeness by County Planning. 
During construction/improvements, the applicant shall keep all required field measures in good 
working order during the construction phase. All post-construction/ improvement measures shall be 
included on an additional map sheet prior to map recordation. 

b. Ongoing HRRP Monitoring & Compliance. Prior to final inspection and/or occupancy of individual 
lot construction permits, the Applicant shall submit the following to the County for review and 
approval 

i. Cost estimate that addresses the remaining monitoring/reporting and maintenance elements 
specified in the Plan. A financial mechanism, acceptable to the County, shall be established by 
the County to cover these post-construction costs. This mechanism would be released at the 
point the revegetation efforts are deemed a 'success' per the criteria established in the Plan. 

ii. Ongoing compliance reporting per approved HRRP until the site has been successfully restored. 

iii. Final field completion summary report prepared by the biologist outlining all post-construction/ 
improvement measures shall be adhered to/ installed/ maintained by the applicant and/or 
successor(s) in interest until the designated areas are successfully restored. 

Monitoring: Required prior to approval of improvement plans, issuance and final 
inspection of construction permits. Compliance will be verified by the County Department 
of Planning and Building and mitigation monitors. 
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a. Agency Permitting- Waterway. Prior to issuance of construction permit or approval of subdivision 
improvement plan involving any riparian area or drainage feature, the Applicant shall obtain a 
Section 404 Nationwide Permit from USACE, a Section 401 Water Quality Certification from RWQCB, 
and a Section 1602 Streambed Alteration Agreement from CDFW to authorize project-related impacts 
in all areas potentially under the jurisdiction of these regulatory agencies and provide satisfactory 
evidence to the County. The applicant shall provide to the County for each of these agencies that 
either a) evidence a permit was not necessary, orb) a copy of the required permit. When such permits 
are required, any applicable requirement shall be shown on applicable construction drawings and 
adhered to during construction. 

b. Wetland and Riparian Avoidance and Minimization. Project actions would be designed to prevent 
indirect impacts to the wetlands and red willow thicket. General project staging and laydown activities 
shall not occur within wetlands or riparian areas during construction. To avoid unnecessary 
encroachment into wetlands and riparian areas, these features will be clearly shown on project plans 
and the limits marked with highly visible flagging, rope, or similar materials in the field. Silt fencing or 
other measures may be used to protect these areas from sediment transport or other indirect impacts 
that could result from adjacent construction. 

Monitoring: Required prior approval of improvement plans, issuance of construction 
permits and during construction. Compliance will be verified by Resource Agency, In 
consultation with the County Department of Planning and Building/ mitigation monitors. 

BR-5 Native Tree Protection 

a. Native Trees - Avoidance Measures. To avoid impacts to individual native (oak) trees, the following 
aspects will be integrated into the project design and shown on construction plans: 

i. Minimize impacting or removing oak trees to maximum feasible. 

ii. Locate all structures, and construction activities, outside of the tree dripline, and where 
possible outside of the tree's root zone; 

iii. Trimming to about 15 vertical feet of any encroaching limbs should be done before any 
construction activities begin to avoid these limbs being irreparably ripped/broken by large 
vehicles. 

iv. When the site requires substantial grading near oaks, consider surface drainage aspects (oaks 
rely on surface water) to retain similar drainage characteristics to oak's root zones. 

v. In the event that construction would require work affecting more than 25 percent of the root 
zone around an existing tree, the project applicant shall consult with an approved arborist on 
a case by case basis to minimize effects on the impacted tree and to determine if the tree 
should be determined a removal for mitigation purposes. Any trees identified as needing to 
be removed must be included in the 'Tree Replacement & Monitoring Plan'. 

b. Native Trees - Impact Minimization & Protection Measures. The following measures shall be 
completed to minimize native tree (oak) impacts: 

i. For trees identified as 'impacted' or 'to remain protected' they shall be marked in the field as 
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such and protected to the extent possible prior to any ground disturbing activities. Protective 
measures shall be visible to work crews and be able to remain in good working order for the 
duration of the construction work. Waterproof signage at protective edge is recommended 
(e.g., ''TREE PROTECTION AREA- STAY our'). All trees to remain on-site that are within SO feet 
of construction or grading activities shall be marked for protection (e.g., with flagging) and 
their root zone fenced prior to any grading. The outer edge of the tree root zone is 1-1 /2 times 
the distance from the trunk to the drip line of the tree. Grading, utility trenching, compaction 
of soil, or placement of fill shall be avoided within these fenced areas. If grading in the root 
zone cannot be avoided, retaining walls shall be constructed to minimize cut and fill impacts. 
Care shall be taken to avoid surface roots within the top 18 inches of soil. If any roots must 
be removed or exposed, they shall be cleanly cut and not left exposed above the ground 
surface. 

ii. Adequate tree protection measures (e.g., sturdy fencing) shall be shown on the construction 
plans. Protection measures shall remain in good working order during construction. 

Prior to final Inspection of subdivision improvements, verification of the required protection of the 
specified native trees shall be provided to the County by a qualified individual (e.g., landscape 
contractor, arborist, nurseryman, botanist). 

c. Native Trees - Tree Replacement & Monitoring Plan. At the time of application for construction 
permits and/or subdivision improvement plans, the Applicant shall provide a Tree Replacement & 
Monitoring Plan consisting of the following: 

i. Native Tree (Oak) Inventory Plan. The applicant shall clearly show on the grading and 
construction plans a 'Native Tree (Oak) Inventory' identifying the locations of all native trees 
within 25 feet of the proposed project limits (including ancillary elements, such as trenching). 
For each of the trees shown, they shall be marked with one of the following 1) to be removed, 
2) to be impacted, or 3) to remain intact/protected. This should be noted as the "Native Tree 
Impact Plan'~ 

ii. Tree Replacement Plan. The applicant shall submit a tree replacement plan to be reviewed 
and approved by the Environmental Coordinator. The plan shall provide for the replacement, 
in kind at a 4:1 ratio, all oak trees removed as a result of the development of the project, and 
in addition, shall provide for the planting, in kind at a 2:1 ratio, of oak trees to mitigate for 
trees impacted but not removed. This includes all ground disturbance within the dripline of 
the oak tree. Replanting shall be completed as soon as it is feasible (e.g. irrigation water is 
available, grading done in replant area). Replant areas shall be either in native topsoil or areas 
where native topsoil has been reapplied. If the latter, topsoil shall be carefully removed and 
stockpiled for spreading over graded areas to be replanted (set aside enough for 6-12" layer). 

iii. Monitoring Duration. Trees replaced onsite shall be monitored and maintained for no less 
than 7 years. The 'Tree Replacement Plan' shall include success criteria and adaptive 
management provisions to ensure that at (seven) years from planting there is no net loss of 
trees when compared to those removed/impacted and that those replanted trees are alive 
and In a vigorous and healthy condition. Replacement trees that do not survive must be 
replanted and maintained for an additional 7 years. 
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iv. Monitoring Reporting. To guarantee the success of the new trees, the Applicant shall retain 
a qualified individual (e.g., arborist, landscape architect/ contractor, nurseryman) to monitor 
the new trees' survivability and vigor until the trees are successfully established, and prepare 
monitoring reports, on an annual basis, for no less than 7 years. Prior to final inspection 
and/or occupancy of individual lot construction permits, the Applicant shall submit to the 
County, the initial planting letter and plan. Following which, the first monitoring report shall 
be submitted to the County one year after the initial planting and thereafter on an annual 
basis until the monitor, in consultation with the County, has determined that the initially­
required vegetation is successfully established. Additional monitoring will be necessary if 
initially required vegetation is not considered successfully established. The applicant, and 
successors-in-interest, agrees to complete any necessary remedial measures identified in the 
report(s) to maintain the population of initially planted vegetation. 

v. Cost Estimate. A cost estimate for the tree replanting plan shall be prepared by a qualified 
individual (e.g., landscape contractor), which shall include the costs to install and maintain the 
required new trees for a period of 7 years. Prior to issuance of construction permits and/or 
approval of subdivision improvement plan, the cost estimate shall be submitted by the 
Applicant for County review and approval. Once approved, a financial mechanism acceptable 
to the County (e.g., performance bond, CD, cash, etc.), equal to the cost estimate (plus 
administrative costs), shall be posted by the applicant to cover this tree planting/ 
maintenance. The bond will be released upon successful establishment of the required trees. 

Prior to issuance of construction permits and/or approval of subdivision improvement plan, the 
Applicant shall submit to the County for review and approval, the Native Tree (Oak) Inventory Plan, Tree 
Replacement & Monitoring Plan outlined above along with the other applicable replacement/ planting 
provisions specified within this measure. 

Prior to final Inspection and/or occupancy of Individual lot construction permits, verification by the 
applicant with a letter to the County from a qualified individual (e.g., landscape contractor, arborist, 
nurseryman, botanist) stating the County required replacement/planting provisions specified in this 
measure have been adhered to/ successfully completed. An additional map sheet shall be prepared 
for the following post recordation elements: monitoring the success of the replanting efforts. timely 
installation/ planting of remedial measures and any financial guarantee required to satisfy this 
mitigation measure. 

Monitoring: Required prior to approval of improvement plans, issuance and final 
inspection of construction permits and before final map recordation. Compliance will be 
verified by the County Department of Planning and Building and mitigation monitors. 

CULTURAL/ TRIBAL CULTURAL RESOURCES 

CR-1 Cultural Resource Monitoring 

a. Monitoring Plan. Prior to issuance of construction permits and/or approval of subdivision 
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improvement plan, the applicant shall submit a monitoring plan, prepared by a County-approved 
archaeologist, for review and approval by the County Department of Planning and Building. The intent 
of this Plan is to monitor all earth-disturbing activities in areas identified as potentially sensitive for 
cultural resources, per the approved monitoring plan. The monitoring plan shall include at a 
minimum: 

a. List of personnel involved in the monitoring activities; 
b. Inclusion of involvement of the Native American community, as appropriate; 
c. Description of how the monitoring shall occur; 
d. Description of frequency of monitoring (e.g., full-time, part time, spot checking); 
e. Description of what resources are expected to be encountered; 
f. Description of circumstances that would result in the halting of work at the project site (e.g., 

What is considered "significant'' archaeological resources?); 
g. Description of procedures for halting work on the site and notification procedures; and 
h. Description of monitoring reporting procedures. 

Crew Education. The monitoring plan shall also include provisions defining education of the 
construction crew and establishing protocol for treating unanticipated finds. In consultation with a 
County-approved archaeologist, the applicant shall provide cultural resources awareness training to 
all field crews and field supervisors. This training will include a description of the types of resources 
that may be found in the project area, the protocols to be used in the event of an unanticipated 
discovery, the importance of cultural resources to the Native American community, and the laws 
protecting significant archaeological and historical sites. 

The archaeologist shall verify implementation of the Monitoring Plan during any ground disturbing 
activities. Prior to final inspection of construction permits, a final field completion report on 
compliance shall be submitted by the archaeologist to County Dept of Planning. 

b. Construction Monitoring. During all ground disturbing construction activities, the applicant shall retain 
a qualified archaeologist (approved by the Environmental Coordinator) and Native American 
Representative to monitor all earth disturbing activities, per the approved monitoring plan. If any 
significant archaeological resources or human remains are found during monitoring, work shall stop 
within the immediate vicinity (precise area to be determined by the archaeologist in the field) of the 
resource until such time as the resource can be evaluated by an archaeologist and any other 
appropriate individuals. The applicant shall implement the mitigation as required by the 
Environmental Coordinator. 

NOISE 

Monitoring: Required prior to approval of improvement plans, issuance and final 
inspection of construction permits. Compliance will be verified by the County Department 
of Planning and Building and mitigation monitors. 

N-1 Restricted Construction Hours. The use of noise-generating construction equipment shall be 
prohibited within 500 feet of the church on Sundays between 9.30 am to the conclusion of morning 
religious service. 
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A. Sound walls, or alternative noise barriers, shall be installed along the eastern lot line of the two most 
northeastern residences and two most southeastern residences of the project site. The sound walls 
shall be, at minimum, a 12-foot high above grade to reduce noise levels in residential backyards and 
habitable rooms. To improve the appearance of these walls, the developer shall plant fast-growing 
trees to substantially screen the eastern most residences from the views of motorists on U.S. 101. If 
an alternative material is used, the developer shall submit a report to the County of San Luis Obispo 
by a qualified acoustical consultant certifying that the specific exterior noise reduced techniques 
would achieve noise standards compliant with County ordinance. 

B. Structure Orientation. Residences on lots adjacent to Ontario Road shall utilize the houses' solid walls 
as noise barrier, reduce openings on highway facing walls, and orient noise sensitive portions away 
from the highway. 

N-3 Acoustic Rated Wall/ Window Assembly. For residences on lots adjacent to Ontario Road. the 
construction shall utilize higher acoustic rating window assembly with Sound transmission Class {STC) 
33 or greater, and wall assemblies with STC of SO or greater to ensure interior noise levels do not 
exceed 45dBA, 

Monitoring: Required prior to issuance, during construction and final inspection of 
construction permits. Compliance will be verified by the County Department of Planning 
and Building. 

UTILITIES & SERVICE SYSTEMS 

UTL-1 Prohibition of Accessory Dwelling Units (ADU) & Swimming Pools. Due to identified water 
resource constraints, accessory dwelling units {ADU) are prohibited for this tract. Swimming pool is 
limited to one within the entire subdivision. ADUs and/or additional swimming pools may be allowed 
in the future if additional water can be secured and adequate evidence of water supply is provided to 
the County at the time of building permit application. This measure shall be included on an additional 
map sheet prior to recordation of the final map and incorporated in the Covenants, Conditions, and 
Restrictions. 

UTL-2 Additional Mandatory Water Conservation Measures. In the event of a severe drought (Tier 2 criteria) 
additional water conservation measures are mandatory to reduce overall water consumption, and 
shall be enforced by the Homeowners Association or any other legal entity authorized to manage the 
development's water resource (listed in the applicant's proposed priority for implementation) 

a. increases in residential water rates and/or penalties to encourage water reductions; 
b. a reduction or moratorium on irrigation for residential landscaping; 
c. a reduction or moratorium on irrigation for common areas {unless served by reclaimed water); 
d. a prohibition on water use for swimming pool and spas; 
e. mandatory water allocations for residential users; 
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UTL-3 Establishment of a Domestic Water System. In the event of severe water supply shortage, 
groundwater can be utilized as supplemental potable water source and distributed through a small 
community domestic water system established per State and County regulations. This process shall 
be handled through County Environmental Health Services. 

UTL-4 Water Monitoring and Management Measures. The following actions shall be undertaken to 
minimize potential substantial impacts to water resource: 

a. Water Management Plan. At the time of application for subdivision improvement plans, the 
applicant shall prepare a Water Management Plan for approval by the County Planning, Public Works 
and Environmental Health Services. The Plan shall provide guidelines on how water resources shall 
be managed during regular season (Tier 1) and severe drought (Tier 2). This plan shall include, but 
is not limited to: 

i. Definition of "severe" drought ( i.e. drought exceeding 3 years or declared through 
local/statewide emergency) 

ii. Identification of general water conservation measures to reduce residential indoor/ outdoor and 
common area water usage during regular season mer 1) i.e. drought tolerant landscaping 
and water saving techniques, MWELO compliance, CBC required low-flow fixtures, water tank 
storage, metering and reporting to County etc. 

iii. Identification of additional mandatory water conservation measures to reduce residential 
indoor/ outdoor and common area water usage during severe drought mer 2) as proposed 
by developer in the priority order i.e. increased residential water rates, reduced/ceased 
residential landscape irrigation, reduced/ ceased irrigation in common areas, prohibition on 
water use for swimming pool and/or spas, and mandatory water allocation per household. 

iv. In the event of severe water supply shortage, groundwater can be utilized as supplemental 
potable water source and distributed through a small community domestic water system 
established per State and County regulations. This process shall be handled through County 
Environmental Health Services. 

v. Determination of appropriate early triggers to determine when "severe" drought conditions 
exists and process for initiating additional water conservation measures for individual home 
owners and tract wide. 

vi. Monitoring and reporting protocol for water management for both groundwater and CSA water 
usage. 

Once it is determined that a "severe" drought condition exists, restricted (drought) water usage 
measures shall remain in effect until it is shown satisfactorily to the County that the "severe" drought 
condition no longer exists. 

b. Water Metering, Monitoring & Reporting - The Water Management Plan shall include protocol 
provisions for the following: 

i. Metering and monitoring of the residential indoor water system (every 6 months, and annually at 
full build out). Reports shall be submitted to the County (Dept of Planning) to demonstrate 
compliance with CSA 12 annual water allotment of 4.25AFY, unless additional water has been 
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procured and evidenced to the County (The proposed clustered residential subdivision will 
be developed in two phases: Phase 1 (13 lots) and Phase 2 (9 lots). 

ii. Metering and monitoring of the well water for residential outdoor and common area water 
system. Reports shall be submitted to the County (Dept of Public Works). 

iii. Maintenance of the overall interior water system including well pumping, water tank storage, 
distribution, underground pipes, and reclamation, if applicable. 

iv. Monitoring reports to the County describing the implementation and management of 
conservation measures implemented during Tier 1 and/or Tier 2 drought as applicable. 

c. Administration & Enforcement - The Water Management Plan shall be administered by a water 
management services contractor employed by and enforced by the Homeowners Association (HOA). 
The water management services shall prepare an annual report documenting (at a minimum): 

i. indoor water use per residence 
ii. groundwater use for residential outdoor use and common area use 
iii. treated water disposal or reuse 
iv. maintenance activities and corrective actions, and compliance with the conditions of the 

Water Management Plan. 

The annual report shall be prepared by qualified engineer and submitted to the HOA. The HOA shall 
submit the annual report to the County Public Health Services and Planning/ Building Department. 
For the life of all phases of the project, in the event the water management services and Homeowners 
Association are out of compliance with the Water Management Plan, no additional building permit, 
operational permit, or business license will be issued for any lot within the project until any identified 
remedial work has been completed. 

d. Water Savings Landscaping - At the time of application for subdivision improvement plans (for 
common area) and/or prior to construction permit issuance (for individual lots), the following 
measures shall be shown on applicable plans for landscaped and turf areas, consistent with the 
approved Water Management Plan: 

i. To maximize drought-tolerance and minimize water usage, low water-use turf grass, meadow 
grass, or low-height grass substitutes, shall be used; 

ii. Automatic irrigation controllers utilizing either evapotranspiration or soil moisture sensor 
data shall be required for irrigation scheduling for all irrigation systems; 

iii. To minimize establishment of shallow roots, the following shall be avoided on turf areas, and 
provided in all applicable documents (e.g., educational brochure, Covenants, Conditions and 
Restrictions [CC&Rs], landscape plans): close mowing, overwatering, excessive fertilization, 
soil compaction and accumulation of thatch; and, 

iv. Watering times shall be programmed for 100% saturation of the root zone to the maximum 
allowable depletion. Systems shall also be programmed to avoid runoff. 

e. Water Management Ongoing Compliance - For the life of the project, the development will 
maintain ongoing compliance with CSA contract obligations and any County/ Stated enacted drought 
management plan or water conservation measures such as the Low Reservoir Response Plan or 
equivalent conservation programs, as applicable 
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UTL-5 Final Will-Serve Letter & Wastewater Permit. At the time of application for subdivision 
improvement plans, the applicant shall provide evidence of a fully executed water contract with CSA 12 
for 4.25 AFY and obtain a final will-serve letter for the project. Domestic wastewater treatment system 
permit issued by RWQCB shall be submitted to the County prior to construction permit issuance. 

Monitoring: Required prior to approval of improvement plans, issuance and final 
inspection of construction permits and before final map recordation. Compliance will be 
verified by the County Department of Planning and Public Works, in consultation with 
Environmental Health Services. 
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